Wetbur Smeth and Associales, Ine.

THE WINSTON HOUSE CABLE WILSMITH
103 EAST GRACE STREET TELEX 57-3436
RICHMOND, VIRGINIA 23278

PHONE (804) 653-6657 February 27, 1986

Mr. Satyendra Singh Huja

Director of Planning and Community Development
City of Charlottesville

Room 202

City Hall Building

Charlettesvillie, Virginia 22902

Pear Mr. Huja:
In accordance with our agreement, we are pleased to submit

twenty-five (25) copies of our final report titled, "Charlottesville
Parking Study, Central City Area."

This study outlines existing and projected parking conditions
in the Central City Area of Charlottesville. Both early action and
long-range parking recommendations are presented.

We take this opportunity to express our appreciation to you and
other City representatives for your support and guidance during this
important project. We trust our findings will assist the City in
realizing a parking system which will contribute to a prosperocus Cen-
tral City Area.

Very truly vyours,
WILBUR SMITH AND ASSOCIATES

'_fr, & —V*:QJ‘_,,N

Thomas E. [Mlynn, P.E.
Assoclate-in~Charge

TEF:csp

AF A TANCFE NN AAMAN TR L RICRANT O SR At SR CCTAM S8 SO TIMDEA S A SRS UG EEALS LA 1 es e e



Prepared in cooperation with the United States Depart-
ment of Transportation, the Federal Highway Administra-
tion, the Urban Mass Transit Administration, and the
Virginia Department of Highways and Transportation.

The contents of this report reflect the view of the
firm of Wilbur Smith and Associates, which is responsi-
ble for the facts and the accuracy of the data pre-
sented herein. The contents do not necessarily reflect
the official views or policies of the Federal Highway
Administration, the Urban Mass Transit Administration,
the Urban Mass Transit Administration, or the Virginia
Department of Highways and Transportation. This re-
port does not constitute 'a standard specification or

regulation.



CHARLOTTESVILLE PARKING STUDY

Central City Area

Prepared for the
Charlottesville/Albemarle

Metropolitan Planning Organization

Prepared by

Wilbur Smith and Asscciates

February, 1986



EXECUTIVE SUMMARY
Charlottesville Parking Study

The City of Charlottesville commissioned Wilbur Smith and Asso-
ciates to define short-term and long-term parking needs in the cen-

tral city and recommend alternative solutions to these needs.

Purpose and Scope

The following tasks define the scope of work items that were

addressed during the course of the study:
® The demand for parking needs by geographic area;
@ Inventory of existing parking spaces and existing
utilization of the parking spaces and turnover

rates; and,

@ Analysis of parking priorities and of parking supply

and demand for current and projected conditions.

Exlsting Conditions

This section presents information concerning the field inventory
of parking spaces, accumulation of parked vehicles, turnover rates,

and use of land in the study area.

Parking inventory provides information on the location, type
and quantity of off-street and curb spaces within the study area.

The inventory results show a total effective supply of 4,140 spaces.



The three sub-areas were analyzed for their land use

characteristics. A square footage of office, commerical and
special building uses was determined by zone area, and a com-

parison made between land use and parking accumulation,

Analysis of Parking Needs

Thies section presents information on parking priorities,
parking indices, and a parking space supply/demand comparison

for existing and projected conditions.

Parking needs by type of parker have been identified, with
transient shopper being the most important. Parking deficiencies
in each study sub-area reveal a total deficit of 800 parking spaces.
A deficiency of 190 spaces exists in the "Corners'" Section (Area 1)
while the "downtown" area (Area 3) contains a 636 space deficiency.
The Main Street Section (Area 2) contains a surplus of 26 spaces.
The projected future parking supply of 4,725 spaces is approximate-

ly 585 spaces more than the present inventory,

Recommendations

A specific parking implementation plan has been developed.
The following figure presents the parking recommendations by type

and location.

Elements of the parking plan that should be considered for
implementation in the first stage of overall parking development

are as follows:

1. Development of a multi-level parking facility at
the site of the Jefferson National Bank surface
lot at Market and First Streets; location of a
multi-level structure at the existing public
surface lot on Water Street between Second
and Fourth Streets with capability to expand
in the future; Financial feasibility studies
should be done for these structures:



2. Expanded use of metered curb spaces in non-re-
sidential areas which will benefit the shopper
by ensuring a greater supply of convenient curb
spaces to their retail destination. Increase
of metered rates and parking fines will reduce
short-term parking by commuters, promote higher
parking space utilization and provide additional
revenues for implementation of other parking
plan recommendations.

3. Installation of long-term meters on public streets
where the predominance of parking is all-day
commuters.

4. Pursuit of parking management options by the
public and private sector, such as public
transit, carpooling, and bicycle parking areas;

5. Encouragement of public and private parking
facilities now in various stages of planning
and development;

In addition to these high priority considerations, there are
ten recommended parking facilites given low and moderate priority.
Fringe area parking shuttles are not considered viable in the

near future due to conditions in Charlottesville.

Pricing policy and financial considerations are discussed in
detail in the parking study, as are recommendations for residential

parking and other parking management plans.
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Chapter 1

INTRODUCTION

Automobile parking plays a primary role in the economic
development of today's city. Parking needs are most important in
the central business district--usually the focus of the urban
region’'s activity--and in areas of high commercial development.
As major contributors to the city's tax base, these area types
require efficient accessibility and adequate parking areas to
encourage and maintain economic growth, Recognizing these needs,
the City of Charlottesville commissioned Wilbur Smith and
Associates to define specific. parking needs in the central city
and to recommend specfic, implementable alternative solutions to
the needs.

Purpose and Scope of Study

The purpose of this study is to identify the short-term and
long-term parking needs of the area, develop alternative
approaches to meeting these needs, and submit a recommended plan
addressing, among other things, financing approaches, parking
charges, and facility use,

The following tasks define the scope of work items that were
addressed during the course of the study:

1. The demand for parking needs by geographic area;

2, Inventory of existing parking spaces and existing
utilization (accumulation) of the parking spaces and
turnover rates in the study sub-areas; and,

3. Analysis of parking priorities and of parking supply
and demand for current and projected conditions.

'Studv Area

The study area, as shown in Fiqure 1, extends from Ninth
Street, in the CBD area, to the University of Virginia Corner
area, It is essentially sub-divided into three sections based on
different land use activities--the University Corner Area, West
Main Street, and the CBD area--designated as Study Areas 1, 2,
and 3, respectively,

The following parking requirement types needed for the three
sub~areas were determined based primarily on an assessment of the
present land use and desired future land use development needs:

o Office;
o Commercial (includes retail, banks, etec,, in

which parking needs, excluding employees, are
essentially short-term);
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Government (City and State-related functions in-
volving a mix of short-term and long-term park-
ing needs, excluding employees);

University;

Residential; and,

Church and other special types, such as
hotels, schools, etc,
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Chapter 2

EXISTING CONDITIONS

This chapter presents information concerning the field
inventory of parking spaces, accumulation of parked vehicles,
turnover rates, and use of land in the study area.

Parking lnventgpy

A field survey was conducted to inventory the quantity and
location of parking spaces in the study areas. As shown in
Figure 2, the inventory included both public and private parking
spaces, and has been summarized by zone areas. Table 1 shows
inventory results of an effective, or adjusted, total supply of

4,856 spaces in _the study area, The effective supply ig 85

Pércent of total supply, and accounts for normal inefficiencios
such as a car parking incorrectly and occupying two spaces,

Qff-Street - Figure 3 gives a detailed, graphic account of
the location, type, and guantity of parking spaces for the entire
study area, including residential parking. The large number of
small private lots is due to residential driveways,

Curb - Fiqure 4 shows the location, type, and quantity of
curb parking available in the three study areas. It

distinguishes between metered and non-metered parking as well as
loading, taxi, and handicap parking. -

Parking Accumulation

Parking "accumuféiEfizQLD is an inventory, or count, of _total
vehicles park&d—at~'a given momeht, Data on accumulation of
vehicles parked 'in the study “Aré4s between the hours of 10:00
A.M. and 3:089 P.,M. is shown in Figure 5, giving the curb and

off-street numbers separately for each zone area.

Land Uge

The three study sub-areas are adjacent to each other but
distinctive in their land use activities. The University Corner
area (Study Area 1), transitioning between the West Main Street
and the University of Virginia areas, includes commercial and
residential. The West Main Street area (Study Area 2) is on the
Central Business District fringe, and includes lower intensity
commercial development and a mix of retail and residential,
Finally, the Downtown area (Study Area 3) represents a classic
financial and commercial-oriented Central Business District of a
small ecity, with a mix of retail and government land use
functions included, Dispersed among the three areas are land
uses considered special for purposes of this study, such as
hotels, schools, and churches, The total parking inventory for
these areas is shown in Table 1.
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EXISTING
AREA 1
AREA 2

AREA 3

Table 1

INVENTORY RESULTS

TOTAL SUPPLY TOTAT, ACCUMOUDLATION
846 551
3,395 2,481
3,183 2,681
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Figure 6 gives the square footage by =zone area for the
office, commercial, and special building uses, These numbers
were determined using aerial photos, field surveys, and a land
use computer printout,

A comparison of land use and parking accumulation for the
study areas is summarized in Table 2, The existing parking
factors represent an accumulation to total square footage ratio,
A parking indice represents the number of parking spaces needed
per thousand square feet, The three numbers are somewhat lower
than typical parking indices due to the use of accumulation
numbers in these calculations and the fact that the downtown
area, for example, consists of a mixture of short-term and
long-term parkers, These parking factors serve as an independent
check of the appropriateness of the subsequently proposed study
area parking indices.

Turpover Rates

Tables 3 and 4 give the turnover rates by study area for
off-gstreet facilities and curb parking, respectively, In Table
3; the 2,6 turnover rate is perhaps lower than typical due to a
large number of monthly parkers. The 4.2 for Study Area 2 and
3.3 for Study Area 3 are fairly typical turnover rates for an
urbanized city, as is each of the curb rates as shown in Table
4,
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Table 3

OFF-STREET PARKING TURNOVER

VEHICLE TURNOVER

AREA RATE PER DAY (1)
1 ' 2.6
2 4,2
3 3.3

(1) Based on a five-hour day



Table 4

CURB PARKING TURNOVER

AREA

(1) Based on a five-~and-a-half hour day.

VEHICLE TURNOVER
RATE PER DAY (1)

4.3
4.8
3.9
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Chapter 3

ANALYSIS OF PARKING NEEDS

This chapter presents information on parking priorities,
parking indices, and a parking space supply/demand comparison for
existing and projected conditions.

Parking Priorities

Availability of parking affects all land use activity in the
Central Area, Parking needs by type parker have been identified,
and ranked in order of importance (most important listed first):

1. Trangient Shopper - Many retail establishments are
critically dependent on an adequate supply of short-
term parking,

2. [Transient Business - Similarly, office type businesses
require short-term parking for clients, business asso-
ciates, and others in order to maintain a viable busi-
ness.,

3. Residential - To ensure maintenance of a viable residen-
tial stock in the Central Area, adequate resident park-
ing is required.

4. Long-Texm Commercial, Office, and Government - This cate-
gory consists mainly of employees whose parking needs
must be met regardless of type and location. Parking is
important, but not as critical to business operation as
the above categories,

5. University, Church, and Other Special ~ Parking supply
for these types is considered isolated in that the supply
typically is self-contained.

Parking Indices

Table 5 summarizes the parking indices--parking spaces
required per unit (square feet, employee, etc.)—- by study area
incorporated into the computer program section which calculates
demand. Also given in the Table are typical parking indices
based on study areas of similar gize. The indices--varying 1.63
and 3.04--are consistent with the values developed in other
studies.

S Demand Compariso

A parking supply/demand computer model was used to determine
parking demand on a block-by-block basis, The computer output
providing block-by-block data on parking supply and demand in
terms of both short~term and long-term parking, is included as
Appendix Tables A ~ F, For purposes of this study, the special
building uses, such as hotels, churches, residential units,



TABLE 5
PARKING INDICES

TYPICAL

LOQCATION SPACES/10PASF

Central Business District, moderate 2,0 - 2,5
size city, average of all land

Suburban Settings

Shopping Centers 4.6 - 4,5
Office Buildings 2,9 - 4,0
Sit-down Restaurants 10.9
PROPOSED
LOCATION SPACES PER 1908 S.F.
QOffice Commercial

LT, 8.7, Total LT, S5.T, Total
Area 1 (Corner) 2,21 09.20 2,41 .74 2,30 3.04
Area 2 (Main St) 2.21 0.28 2,41 8,74 2,39 3.84
Area 3 (CBD) 1.9 2,30 2,24 p.63 1,909 1.63

NOTE: L,T. indicates Long Term Parking;
S.T. indicates Short Term Parking,

"lO"



etc., were considered to have adequate parking to meet their
needs so that the supply met the demand, and thus are grouped
separately within the respective study area.

Existing - Table 6 summarizes the key results of the computer

output by study area. The "special" zone areas have been

excluded from this Table,

The deficiency of 1986 spaces in Study Area 1 can be
attributed to the fact that a large number of parkers utilize
curb parking along l4th Street and other residential streets as
well as streets outside of the study area. The deficiency of 636
spaces in Area 3 can also be attributed to parkers utilizing free
curb parking available outside the boundaries, For example, east
of 9th Street and along Garrett Street, an inventory was taken
showing 169 spaces existing with 144 of them being occupied, most
likely by all-day parkers with destinations in Area 3.

Projected - A projection of future parking conditions in the
study area was performed utilizing the computer model,
Assumptions for future changes in land use and parking were
determined, These assumptions are presented in Table 7 and shown
graphically in Fiqure 7, :

The computer output results of the analysis are provided in
Appendix Tables G - L in the same format as the existing
conditions were analyzed. A summary of the results is given in
Table 8, The projection results indicate a future deficit in
Areas 1 and 3 and a surplus in Area 2, assuming, of course, that
development assumptions summarized in Table 7 are implemented,
Total adjusted supply of 4,725 spaces is approximately 585 spaces
more than the present inventory, It should be pointed out,
however, that it is unlikely that all these projects will be
implemented in the next several years.

%7 -



NVYKWHEA - A1ddNS auErsneravy g
A1ddNs aiLsarav / NOIIVIAWADOY ¢
ATddls SSO¥D 40 %498 °1

99~ GELT g6°g = v6p‘z £9¥%2 _ Shp’z €
oz CLLY ig° @ 66L°T 971¢Z LGS'T [4
GeT- LEY T1°T Lyz 162 VLT T
(-} ZDNHIDIJAA ANVKIG XZDONVY4NDDO A1d44ns A71d44dns NOILVYTINHADOY VaINVY
q0 (+) snrd¥Ens INIDHAd agisnrav ONIXSIXH DN INYYd

ONINIYd

SAIHSNOILVTIIY ONIM¥Vd EDIJJ0 B TIVIDYHENHOD
DNILSIXH
9 HTIdVL

-12-



Table 7

FUTURE DEVELOPMENT ASSUMPTIONS

DEVELOPMENT PARAMETERS

ZONE(1) AREA LAND USE_CHANGES

PARKING SUPPLY CHANGES

4
16

11

18

23

85

38

42

54

74

75

81

82

74

1
2

18,080 Square Feet
Commercial

-

28,858 Square Foot
Mall

16,800 Sguare Foot
Commercial Develop-
ment

32,400 Square Foot
Commercial Develop-
ment

13,580 Square Foot
Office Rehabilita-
tion

19,000 Sguare Foot
Cffice Development

41,608 Square Foot
Office Development

36,080 Square Foot
Office Development

25,6880 Square Foot
Commercial Develop-
ment

P R

39-Space Deck (+39 spaces)

75,008 Square Foot Garage
(1 Floor, plus 60 spaces)

200 Space Garage {plus 125
spaces)

165,068 Square Foot
Garage(2)
(2 Floors, plus 158 spaces)

Gain of 25 spaces

— it g T —

25,500 Square Foot Parking
Lot Development (plus 75
spaces)

Loss of 33 spaces

24,009 Square Foot Garage
(plus 68 spaces)

Plus 15 spaces

Loss of 29 Spaces

Loss of 62 Spaces

165-175 Space Garage (plus

12 Spaces)

Loss of 286 Spaces



Table 7 (continued)

FUTURE DEVELOPMENT ASSUMPTIONS

DEVELOPMENT PARAMETERS

ZONE AREA LAND USE CHANGES PARKING SUPPLY CHANGES
58 3 60-80 Apartment Units;  ~=cememee—a-

5,880 Square Foot
Office Development

Bo* 2 = 50,088 Square Foot Surface
Lot (plus 145 spaces)
87 %% - 24,0080 Square Foot
: Garage(l)

(2 Floors plus 36 spaces)
43 3 18,880 Square Foot ——————
Change From Existing

Commercial to Office
Development

* Located North of John Street (See Figure 7)
*%* Located East of 7th Street S.W. (See Figure 7)
(1) See Appendix Figure A for location of zones,

(2) Not included in future projections summarized in Table 8.
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Chapter 4
RECOMMENDATIONS

This chapter presents a proposed plan for meeting future
parking deficiencies in the Charlottesville Central Area,
Alternative parking concepts are discussed first, followed by a
specific recommended parking program. Included in this program
are recommendations regarding new facilities, management, pricing
policies, implementation cost estimates, and other financing
matters.

To assist in understanding the overall program, a "Proposed
Early Action Plan" section is included which outlines
recommendations to be given high priority and implemented
initially, Further detail, and alternate plans, are subsequently
discussed.

Alternative Parking Approaches

Five different fundamental parking approaches were considered
in assessing ways to meet future parking needs, These options
are briefly discussed below, and summarized in tabular form in
Table 9,

Parking Management Technigques =~ This approach involves
non-capital intensive measures, such as carpooling, transit, and
more efficient parking operation changes such as compact car
space delineation, Measures such as carpooling and increased
transit use result in reduced parking demand, whereas the
efficiency measures increase parking supply without physical
expansion or provision of new facilities., As long as the
commuter time to the central area is relatively short, and
commuter parking costs continue to remain relatively inexpensive
or free, it is unlikely that parking management measures, by
themselves, can substantially impact total parking shortfalls,
They are highly cost effective measures, however, and should be
encouraged under any parking strategy.

Fringe Parking/Bus Shuttle Svstem - Under this approach, free
or low cost surface parking lots are provided on the fringe of
the downtown area, and connected to the work place by a transit
shuttle, For the same reasons as above--relative short commuter
time and present availability of inexpensive or free
parking-~-this approach also is unlikely to be a gsignificant
contributor to the commuter parking need in the foreseeable
future.

Hew Parking Structures - The major advantage of this plan is
that substantial additional parking, within close proximity of
commuter destinations, can be provided., The major disadvantage
is the substantial capital and operating cost involved in
development of parking structures. Because of present low



PARKING PLAN
OPTION

rking Management
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inge Parking/Bus
uttle System
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rface Parking
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Tahle 9

PARKING STRATEGY OPTIONS

Charlottesville Central Area

SPECIFICS

ABILITY TQ MEET FUTURE
PARKING NEED

Carpooling, Transit,
Compact Car Striping

Free/low cost CBD
fringe lot parking
connected to study
area by traunsit
shuttles

Build all garages shown
in "Planned Parking
Development™ figure
plus additional long
term parking, say at
CPI Water Street lots

Build numerous lots

in study area, likely
requiring clearing con-
siderable blocks with
existing buildings

Encourage parking
management, construct
private and public
garage projects pre-
sently proposed, pro-
vide lots where feasi-
ble, ultimately imple-
ment fringe shuttle for
CBD long term parkers,
charge for curb parking

As long as parking is inex-
pensive or free (within
tolerable walking distance),
and modest transit system, PM
techniques won't offset short-
fall

Same As Above

Sufficient sites available, er
vironmentally preferred over
surface lots., Would require
extensive capital and annual
operating subsidies, likely
born by City

Land purchasing and building
demolition could be considerab
uses potentially developable
land, unlikely sufficient land
can be obtained to meet total
need, environmentally least
desirable of all options

Combination of options should
provide sufficient spaces, per
mits flexibility to provide
parking within constraints of
different areas



monthly parking rates, parking structures oriented to meet
commuting needs would have to be heavily subsidized, no doubt
requiring major commitment by the City,

Surface _Parking TLots =~ This approach is somewhat of a

compromise between the new parking structure approach and fringe
parking in that additional parking 1s provided, but at a somewhat
lesser cost and farther distance from the commuter destination as
compared with the new structure approach, A shortfall in this
plan is the lack of available land, particularly in the central
business area, to provide adequate additional parking to meet
future projected long~term parking shortages,

Combination Plan - This approach essentially takes elements
from all above options and applies them at the most appropriate
location and set of conditions. Carpooling, transit, and other
parking management options should be strongly encouraged, thereby
reducing total parking demand. Parking structures should be
developed where the private sector is prepared to bear the
capital and operating costs totally, or at highly desirable
locations where capital and operating investment by the City can
be substantially recouped through parking revenues, Less
expensive surface lots should be provided where there is a demand
for the additional parking, and the 1land is available for
development,

Although the fringe shuttle parking program is a valid
concept which has proven successful in other cities, such an
approach likely will be the last parking plan to be implemented.
This is due to the fact that it will only be successful at the
point when downtown area parking rates have increased
substantially and there is no available free or relatively low
cost parking within acceptable walking distance,

Propogsed Earlv Action Plan

Based on the above analysis, the specific parking
implementation plan has been developed. Parking recommendations
by type and location are presented in Figure 8 and summarized in
Table 10, Additionally, &n implementation priority-~high,
moderate, and low--to provide a relative importance or degree of
need to each recommendation is included in Table 140,

The projected future parking demand and supply is based on an
approximate 5-year future condition (say, the vyear 1998). To
meet the projected deficiency, a wide array of specific
recommendations, and in some cases alternates to these
recommendations, are presented in subsequent sections of this
chapter. This section outlines the most important elements of
the plan which should be considered for implementation in the
first stage of overall parking development. The subsequent
sections discuss many of these early action items in greater
detail,
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4.

Development of the Jefferson National Bank surface lot

at Market and 1st Streets as a multi-level parking
facility should be supported. If this facility cannot
be financed and built through private sources
exclusively, then a joint public/private venture should
be considered, with implementation perhaps within the
next three years.

The existing public gurface lot opn Water Street, between
2nd and 4th Streets, should be identified as the

location for a multi-level structure to provide
substantial additional commuter parking in the downtown
area, Initial consideration should be given to
designing a structure which has. the capability to expand
in the future to meet future demand requirements, but
may not be financially practical to develop in the very
near future, This structure should be considered for
implementation within the next three years,

Short~term (sayv 2 hour) metered curb parking should be

expanded in the non-residential areas to provide a more
consistent and rational parking control plan,

Specifically, it 1is suggested that such parking be
provided on all curb spaces in the downtown area
generally bounded by (an including} Ridge-McIntire, High
and Ninth Streets, and the C&0 Railroad +tracks.
Furthur, existing West Main Street metered parking
beginning at Ninth Street should be extended east to the
proposed downtown area.

Both metered rates and parking violation fines
should be increased to reduce use of this short-term
parking by commuters, promote higher parking space
utilization (i.e., turnover) and provide additional
revenues for implementing other parking plan
recommendations, Institution of these parking meter
plans will most directly benefit the shopper by ensuring
a greater supply of convenient curb parking to their
retail destination,

Long-~term (say, 1@ hour) meters should be installed on
public streets such as South Garrett Street and 1l4th
Street, N,W.,, where the predominence of parking is
all-day commuters. Such action will encourage the use
of off-street parking facilities £for commuters, term
parkers, and provide revenues to assist in implementing
the other parking recommendations.

The City and private sector should aggressively pursue

parking management optiong which contribute to reducing
total parking demand, This includes the use of public

transit, carpooling, and provision of bicycle parking
areas.
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The public and private parking facilities now in various
stages of planning and development should be encouraged,
This includes the privately developed garages on
Elliewood Avenue and 1ldth Street, N.W,, and the City
planned facility at Market and 7th Streets,

New and Modified Existing Parkina Facilities

Recommendations regarding surface lots and structures, both

new and

modification of existing ones, are described below,

These include greater detail of the above early action plans, as
well as other recommendations,

A,

Where a private developer plans to develop a parking
structure, totally through his own resources, it is
strongly recommended that these plans be supported.,
Proposed structures such as those at Location Numbers 1
(now under construction), 2, and 3 {recently approved

for construction) are given a high implementation rate,

Approximately 68 spaces are proposed as part of a
commercial development on 14th Street, N.W. (Location
No, 2). Although this proposal is supported based on
area parking needs, it is recognized that this could
adversely impact adjacent residential land uses.
Particular attention should, therefore, be given to
ensuring that the development is acceptable from an
aesthetic and land use impact perspective,

In Area 2 (West Main Street) total projected parking
supply is projected to exceed supply, recognizing the
possibility of specific shortages such as forshort-term
parking alcong Main Street. Accordingly, none of the
Area 2 proposed improvements, excluding those funded by
private funds totally, are given a high priority,

An indicator of adeqguate parking can be
demonstrated by the recent events at the old Safeway
site on Main Street, Until recently this lot was filled
with parkers who were not required to pay for the use of
this private property, The owner began charging for
parking, at a rate of up to $2.50 per day. Since pay
parking has been in effect, the facility has had an
average occupancy of less than five cars,

This shows a substantial number of parkers are
finding free parking within acceptable walking distance
of their destination., This further suggests that there
is an adequate parking supply in the area, It is,
therefore, impractical to provide additional off-street
parking when existing private lots, charging a modest
fee, are not utilized.
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Observations of the i i arkin
lot (Location No, 14) indicate that a significant number
of parking spaces presently rented on a monthly basis
normally are empty. The availability of these spaces
should be promoted with the public.

Location No, 15 is proposed surface parking between 9th
and 16th Streets. This area is an attractive location
because of its close proximity to the central business
area, and the fact that much of it already is parking.
Combining all the land into one parking facility could
bring efficiencies resulting in additional spaces, This
location is a low priority, however, because: the land
is not available at. present; existing buildings would
have to be demolished and the site regraded, increasinag
development costs; and, land of a number of different
landowners would have to be acquired.

The existing lot at Location No. 6, owned by Jefferson
National Bank, is perhaps the best location north of
Main Street to achieve optimum parking revenues and
return on investment, Further, this 1is one of the few
locations compatible with the surrounding land uses.
Righ priority, therefore, is given to developing
additional parking at this location. If private
development of the facility is not feasible, then joint
public/private financing should be considered,

The Southern Railroad property, at Location No, 12,
adjacent to the AMTRAK railroad station, should be
considered on an interim basis, as a commuter facility.
This also is a good 1location for a parking structure,
This, naturally, would be a long~range low priority
plan. Immediate use of this site is not realistic since
Southern Railroad presently is not interested in leasing
the property.

Development of a multi-level garage at the existing
surface Jot on Water Street, between 2nd and 4th
Streets, N.E, {Location No, 7} offers the best
opportunity to provide substantial additional commuter
parking at a good location downtown, An initial
structure could be built, with expansion capability to
meet future demand increases,

New development is envisioned in the area generally
bounded by West Main, South and 2nd ‘Streets, Should
this development have & significant retail component,
onsite parking could be provided, and would be
appropriate, the employee parking component of this
development «could be met at the proposed parking
structure at Water and 2nd Streets, or by also expanding
one of the two surface lots west of this parking site,
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H, A surface lot at John and 13th Streets (Location No, 18)
to serve commuters during the day (nominal monthly rate)
and residents at night (no charge) should be implemented
if space shortages continue after opening of the UVA
Hospital 1l4th Street (Location 3), and Elliewood Avenue
garages, and institution of the long-term metered curb
parking plan, Prior to implementing the Corners Area
metered parking and John Street surface 1lot, vehicle
accumunlation and turnover field surveys should be
conducted to confirm that an areawide parking shortage
remains,

1. Some additional parking spaces could be realized if the
area 1in Location No, 16--both C&0 Railroad and City
property--was formally delineated with striped parking
spaces. This area does not lend itself to high turnover
(i.e., shopper} use and, therefore, should continue asg
primarily commuter parking.

J. An analysis of the area revealed a very limited number

of potential locations for i arki hyttle
operations. One possible area for consideration is the

land parcel surrounding Carlton Road and its
intersection with the C&0 Railroad lines, in the
vicinity of the adjacent 1land uses, including the
junkyard and Barnes Lumber Company. Perhaps a portion
of these large land areas could be made available for a
fringe parking lot. This lot could be served fairly
efficiently from a .shuttle to and from the downtown
utilizing Market  Street, No viable sites were
identified north, west, or south of the Downtown area,

A 650-space parking garage to serve the University of
Virginia medical complex is scheduled to open within the next
1-1/2 years. This facility will serve staff and visitors to the
expanded medical center, and should not have a significant impact
on the Corners area (Study Area 1) which is on the other (north
side of Main Street,

The University will continue to use their large surface lot
on Wertland Street, The same land use concerns expressed
regarding the 1l4th Street proposed retail/parking development
(Location No, 2) apply to the University parking, This use is
not compatible with the long-term goal of a viable residential
community in this area. Accordingly, the University should be
encouraged to relocate this employee parking function to an area
of morxe appropriate land use, and revert the Wertland Street lots
to a residential, or residential compatible, use.

As shown in Table 11, there would be an additional 468 spaces
(total of 5,193 of Table 11 versus Table 8 total of 4,725)
compared to planned spaces, if all of these recommendations were
implemented, The 71 space shortage in Area 1 likely can be
accommodated by the surplus parking in adjacent Area 2, Again,



Table 11

PROJECTED PARKING CONDITIONS
With Implementaticn of Proposed Plan

SURPT.US OR

_ DEMAND | ADJUSTED SUPPLY DEFICIENCY
Area 1 437 366 ~71
Area 2 1,682 2,224 542
Area 3 2,960 2,603 -357

TOTAL 5,193



the Area 2 surplus will be realized only if all the
recommendations summarized in Table 18 are implemented,

The central business area will still bhave a projected
shortage of commuter parking (357 sgpaces) even if all
recommendations are implemented, excluding the fringe shuttle bus
program. This deficiency can be further reduced, assuming proper
financial conditions, by increasing the size of the proposed
Water Street structure (Location No. 7) beyond the -initial
assumption of a net increase of 150 spaces, If the policy is
accepted that this commuter demand simply cannot be met through
use of predominantly residential street curb "parking, as is the
present practice, the most viable option appears to be the
extensive development of fringe shuttle parking facilities,

Lo lici

It can be argued that a moderate sized urban area such as
Charlottesville benefits from having available free parking for
those commuters willing to walk a limited distance, A
disadvantage of this circumstance is that private sector only
market forces cannot be expected to develop the needed total
parking supply based on a reasonable return on investment, As
long as the present situation of the availability of reasonably
close free curb and off-street parking for commuters exists,
there will be very few instances in which the private sector can
step in and create the necessary parking to meet future demands.
With this in mind, it is therefore appropriate for 1local
government to participate to. the extent and form necessary- to
optimize public sector parking in providing parking, and help
insure success in meeting a community goal of providing adequate
parking for all central area needs.

Based on the above background and premises, it is recommended
that the City seriously consider a pricing policy regarding
public parking, Specifically, there should be a charge to
individual users of public parking provided in commercial and
retail areas where parking is in high demand. This policy is
appropriate for the following reasons: '

o Charging for parking in these areas provides consistency
in the policy, A good example of present policy
consistency is the presence of metered ocurb spaces on
West Main Street west of approximately Ninth Street, and
the present of free unmetered curb spaces east of Ninth
Street, despite the fact that both sections of Main
Street are comparable in terms of present adjacent
retail land use.

o] As long as valuable public parking in retail and
commercial areas ia made available free of charge, there
is little incentive for the private sector to develop
additional off-street parking, There is virtually no

_25._



incentive to the private sector to develop parking
available to the public in general since there is no
potential for realizing a return on investment, The
only parking to be developed will be as part of an
overall land use development, and oriented to serving
only the public frequenting the retail or commercial
developing portion of the entire development.

Free curb or off-street parking discourages number of
different vehicles  utilizing the same space, This
results in fewer citizens being able to use a given
parking spaces,

Free parking takes away a potential revenue source to
the City to help defray subsidy requirements for
development and operation of new off-street parking
facilities to serve the public,

Based on the above parking pricing policy, the following
specific actions should be taken:

1.

A nominal fee should be considered at the present free
public off-street parking lot north of West Main Street,
between 7th and 6th Streets, and the northeast corner of
the Water and 5th Streets intersection;

Use of both long-term and short~term metered curb
parking spaces in the downtown, and along West Main
Street, should be expanded, as discussed under "Proposed
Larly Action Plan",

The present base metered rate of 5 cents per hour should
be increased to at least 18 cents per hour, At limited
locations where very high turnover is desirable, and
alternate offstreet parking is available, the rates
should be increased to 18 cents per 15 minutes, These
pricing actions will help discourage use of metered
spaces by all day commuters, increase space usage
(turnover) and increase City revenues for developing
additional parking,

Curb parking presently serving primarily commuters in
the study area should be converted to metered parking.
These should be long-term meters, for example, charging
$58 for 18 hours parking, Preliminary thoughts on
candidate blocks for the streets suggested are located
in the predominantly residential area north of
University Avenue and West Main Street in The Corner
area, and the commercial and residential area south of

the downtown in the general vicinity of FEast Garrette
Street,



If the wvisual impact of additional meters in these
predominantly residential areas is considered
unacceptable, then commuter permit parking zones could
be established. Parking would be regulated through
signage, similar to residential permit parking zones., A
disadvantage of this approach is that there is greater
difficulty in enforcement plus the substantial
additional administrative costs, Residents could be
provided permits free of charge,

Installation of long-term meters in these locations will
have the positive impact of providing greater parking
space turnover, and thereby increasing the availability
of parking to residents. A certain number of commuters
will change to other parking, further freeing parking
for residents, Finally, residents could be issued a
permit to exempt them from having to "feed the meters."
Use of the meters would not be in effect in the evenings
or weekends,

It is recognized that there may be opposition to implementing
pay parking at present free parking facilities., This likely will
be most vocal from owners of retail establishments where metered
short~term curb parking is proposed. They may perceive metered
parking as adversely affecting their business, '

The proposal of pay parking presents a fundamental parking
policy 1ssue. Maintaining the present practice of extensive free
public parking no doubt would be the more popular one, As
previously stated, this would substantially reduce the revenue
potential for new parking facilities, thereby requiring greater
~ participation and associated capital and operation investments on
the part of the City., The result would be greater cost to the
City and, likely, less of total parking needs being met, The
City must decide which of these two approaches will be taken to
help contribute to a viable Central Area.

Residential Parking

The importance of adequate parking as part of a viable
Central Area residential community was discussed in Chapter 3.
The following recommendations relate to parking in residential
areas:;

1. Existing residential permit parking zones should remain,
with the specific boundaries modified as appropriate,
Although such restricted parking plans have inherent
problems, they provide a solution to meeting residential
parking needs in an area competing with commuter
parkers.

-277 -

i



2, A variation of residential permit parking, as previously
discussed, is commuter oriented meters (or permits) in
residential areas, This enhances residential parking
but still permits non-resident parking,

3. In areas where parking also is a problem in evenings and
weekends, such as north of "The Corner", offstreet
parking should be available for use by residents. The
existing and proposed offstreet facilities on 14th and
John Streets, for example, could help meet these unique
parking needs,

Other Parking Mapagement Plan's

Parking management techniques focus on measures which reduce
parking demand or provide more efficient use of existing
facilities, rather than the development of additional spaces,
The means of effecting these measures often is through the City
code,

It is recommended that existing parking codes be reviewed
from the ©point of view of enhancing parking management
techniques, including the following:

1. Transit and ridesharing should be enhanced through
information distribution and programs (i.e.,, transit
service and availability of ridesharing programs), A
developer could be given parking space credits by
promoting transit and ridesharing. At City parking
facilities, carpoolers <could be allocated the most
conveniently located spaces, and at a reduced monthly
rate, Similar carpool preferential programs have been
instituted for curb parking and favorably received by
the public, in Portland and Seattle,

2, Consideration should be given to permitting compact car
spaces in certain conditions, For example, a large
parking facility for a private employer may be an
appropriate case to permit a certain percent of compact
spaces, thereby permitting more spaces in the same
parking area,

3. Responding to the increase in percent of compacts and
the overall downsizing of the automobile over the past
1D years, consideration should be given to reducing the
size of the parking space., One size typically used is a
space 8-1/2 feet wide, 18 feet long, and a 58-foot wide
bay {2 rows of parking and an aisle) for perpendicular
parking.,

4. Parking tickets are intended to be a deterent to
violating parking controls, The present $3.80 expired
time ticket is too small to be a deterent and should be
increased, perhaps to at least $5.60,

¥ 0



Construction Cost Estimate

For general planning purposes, a cost estimate to implement
the recommendations depicted in Figure 8 has been developed,
Costs have been categorized by the three priority types--high,
moderate and low, Total cost for all proposed facilities isg
$4,863,000 (see Table 12.)

Financing Considerations

High interest rates and limited investment funds have caused
local governments to seek innovative methods of financing parking
facilities such as those proposed in this study. In particular,
mixed-use projects with public~private participation have led to
very complex funding requirements for the public portion ({often
the parking).

Parking authorities, popular in the past, have been 1losing
interest because of their conservative tendencies in expanding
parking supply. This conservatism is partly due to increasd
economic difficulties, and the limited legal ability to generate
non-parking revenues to support existing and new parking
development, Accordingly, it is suggested that any public
parking expansion, at least initially, be conducted through the
present City financial structure,

Conversely, increasing numbers of cities are leasing their
parking system to private operators with the goal of achieving
lower operating cost and more intensive utilization, At this
time, this appears to be an appropriate practice for the City of
Charlottesville, utilizing entities such as the Charlottesville
Parking Corporation.

Before any specific parking facility, especially structured
parking, is built by the City, a formal financial feasibility
study should be performed. Such studies address the following
issues: '

o] facility location;

0 type--lot, garage, deck, etc.;

0 number of spaces

o parking rates;

o] operating characteristics—-short-term VS, long-term
parking, hours of operation, revenue collection system
(cashier meters, etc.) '

o] preliminary design features; and,

's] construction cost estimate and annual revenue/cost

analysis,

The most appropriate financing method will depend on a myriad
of factors--type facility, public vs, public/private ownership,
financial market factors, and financial feasibility of project.
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Accordingly, it is not possible to recommend a specific financial
program as part of this study, but rather, available options,.

Present financing trends and related observations relevant
to Charlottesville are discussed below, Much of the information
presented is from a research article by Wilbur S, Smith,
pablished in the July, 1883 edition of Transportation Quarterly,
Three areas of financing are discussed--public, private sector
and public/private,

Public Pinancing - The more traditional methods of funding
public parking projects are still being used with some success,
- These include general obligation bonds, enterprise (parking
revenue) bonds, lease rental. revenue bonds, industrial revenue
bonds, and special assessment district bonds (a form of general
obligation bond),

Section 1l@3(a) of the Internal Revenue Code provides that all
municipal bonds issued for parking ©purposes fall in the
tax—-exempt category. However, the leasing of bond-financed
facilities to a "non-exempt" operator subjects the bond financing
(either revenue or general obligation bonds) to a trade or
business text in order that the bonds not be considered
industrial development bonds, subject to more stringent IRS
restrictions,

The cost-income squeeze associated with many new parking
facilities eliminates unsupported parking bonds as a financing
method, Public agencies that have developed parking facilities
over past years, and who have consistently adjusted parking rates
to keep pace with inflation, can successfully market revenue
bonds by pledging surplus earnings from existing system elements,

There are limits on the use of industrial revenue bonds for
development projects, but these can be a funding source, Tax
increment bonding is a form of special assessment district
financing that pledges the incremental increase in ad valorem tax
resulting from redevelopment of specific areas to the retirement
debt incurred to financing public infrastructure in those areas,

Because of recent radical fluctuations in interest rates in
the bond market (since 1977), another concept now in vogue in
parking facility development reverts to the use of short-term
borrowing. Use of Bond Anticipation Notes (BANs) continues, as
well as Certificates of Deposit (CDs) whereby the applicant can
hopefully have the flexibility to re-invest and also gain on the
margins of interest rate variations.

Private Sector Financing - For the private sgector, the
traditional long-term loan has nearly become extinct. In its
place a literal supermarket of financing alternatives available
to the private developer, The prominent sources for
conventional mortgage financing still remain--major insurance
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companies, pension funds, savings and loan associations, and
commercial banks, However, due to the uncertain economy and
fluctuating interest loans, mortages wusually avoid long-term
commitments at a fixed rate,

In one form or another, money is available to the qualified
private developer, but the financing typically will include one
or more financing modes, including: variable, indexed and
renegotiable rate loans; blend mortages; shared appreciation
mortgages; percent-of-cash flow/or presale by developer deals;
and joint ventures. Sometimes, combinations of these
alternatives will include syndications, sales/leasebacks, plus
non—-taxable funding (such as industrial revenue bonds or joint
public-private venturing).

With some longer-term private financing of multi-use
development, the convertible mortgage loan has gained interest.
It permits the purchase of an income-producing property, where
the investor can offer a project's owner or developer a mortgage
loan at below market rates, The kicker is that the
investor/lender gets an option to acquire the property in the
future, on an agreed price., In other words, debt financing can
be exchanged for an equity position--like a corporate debenture.
It is not really a loan in conventional terms. It is basically a
means of ultimately acquiring a property that might not otherwise
come on the market with acceptable terms, in exchange for
accomplishing the project. If the investor does not exercise
the option when the time comes, the lcan is allowed to mature and
is payable, -

An innovative San Francisco developer is financing a parking
garage by selling the individual parking spaces for $16,068 to
$21,008 (a motorcycle parking stall costs $2,800). Besides the
purchase price, buyers must pay about $22,88 a month in dues to
cover maintenance and insurance, They also must pay property
taxes. Buyers, however, have the right to rent, sell or bequeath
their title to space(s) purchased, Five-year, 12,5 percent
financing is available, and the interest can be tax deductible
for most buyers~-for some investors, the cost <can be
depreciated, Similarly, condominium parking garages have been
developed in Boston and proposed in Hartford,

Tax—~exempt financing has been another alternative available
to the private developer of parking to reduce the cost of
borrowing. This can involve the financing of property
acquisition and construction of parking facilities thereon by the
issuance of tax-exempt municipal revenue bonds, and the leasing
of such parking facilities to private operators,

Public/Private Venturing - With cooperation and support
between the private and public sectors, and with sound fiscal
advice, joint public/private venturing is Ffeasible, Negotiation

between private and public parties will normally include: the
-3 2



final preliminary design, development schedules, an operating
plan, cost estimates, a financial pro forma analysis, the
financing program, and a cost/benefit analysis.

Sale and lease-back agreements have been used for many years
to support debt service payments on enterprise bonds, with
variations of this method routinely considered, These include
provisions of so called "common area" assessments against the
private components to underwrite parking revenue shortfalls; use
of a letter of credit by the private developer to secure unrated
bonds; and direct lease (guaranteed debt service} by private
interests.

Over the past several years, there has been a significant
amount of federal grant money available for public/private
development projects, These include UDAG, EDA, UMTA, Community
Block Grants, Revenue Sharing, etc, While many of these programs
are no longer in effect, one such program has been very
successful (UDAG) and may continue in some form, It is
especially designed for the interaction of public and private
sector financing of new mixed-use projects, and has been well
received and supported. The City should keep apprised of which
federal programs are viable as each project evolves,
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